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To LUPC Proposed Adjacency Rule Changes January 8, 2019

| attended the first public hearing, and greatly appreciate the responsiveness of the board
and staff in including several of the suggestions rmiade at that time, and extending the review
period to include a second public hearing. However the key question for me is why is LUPC and
staff undertaking this endeavor at all? Supposedly the old rules are not adequate. They were
written with the goal of reducing forest fragmentation by concentrating development within or very
close to existing settlements. Isn’t that mission of LUPC? The proposed rules do just the opposite,
by encouraging development seven miles from a hub town border, which in the case of Elisworth,
jurnps over two towns to the unorganized township Osborme, which is actually 24 miles by road to
downtown Elisworth.

| thought that perhaps | did not understand the mission of LUPC. So I looked up the Statute

680 and found language that would rule against subdivisions extending out seven miles from a
hub town’s border. | saw language that would suit a one mile development zone, not a seven mile
zone. In fact the last itern in the statute says to “Coniserve ecological and natural value.” Seven
miles of subdivisions just does not do that.

So | explored the LUPC website and found that they have a Community Guided Planning and
Zoning program.

LUPC Commissioners and staff have sought to more proactively plan for development in
the jurisdiction, instead of on a case-by-case basis. To date, the Commission has
undertaken prospective zoning in the Rangeley Lakes region, as well as in several
townships that have deorganized since the LUPC formed (Centerville, Greenfield, and
Madrid).

This seems like an excellent approach; tailor the planning to the needs and desires of the region,
remembering that humans are only one of many species living there. So why create this new set of
rutes that apply to-alt of the unorganized townships? Why- not stick with regional planning? Please
keep in mind that planning does not just mean “for development” but also for no-development.

I looked at the next hub east of Elisworth. As a regular citizen | am attempting to
understand this complicated new system. The hub appears to consist of Winter Harbor, Prospect
Harbor, Gouldsboro and Corea. That is the entire Schoodic Peninsula except for Acadia National
Park. The seven mile zone extends across Route 1 alt the way up to the Donnelt Pond Public
Reserve Land, encompassing the southeast side of Tunk Lake. How does a series of subdivisions
on the other side of Rte 1 benefit Gouldsboro or Winter Harbor? How does a series of subdivisions
conserve the ecological and natural values of that awesome cluster of mountains and lakes? The
State of Maine recognized the value of this area when they created the Donnell Pond PRL. A better
idea might be to add some of T7 SD BPP to the existing Donnell Pond Public Reserve Land.

Lastly | looked at the LUPC staff that would be responsible for the implementation of these
new and complicated rules in the Downeast Region and there are only two staff members for the
whole region! | wonder how many violations will slip through the cracks.

Finally, | would like to say to the LUPC Commissioners, you have a grave responsibility. You
controt the fate of the largest contiguous block of forest east of the Mississippt and north to the St.
Lawrence Seaway. New Brunswick and southern Quebec are much more developed. So for the
sake of all living things in this corner of North America, please work toward keeping it that way.
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Land Use Planning Commission
18 Elkins Ln., 22 State House Station

Augusta, ME 04333
1/8/19

LUPC Commissioners and staff, thank you for listening and responding to our concerns by
studying the class 7 lakes and scaling back the primary commercial and residential development
areas to within 1 mile from public roads and 7 miles from rural hubs.

Primary areas would need to meet both criteria, within 7 and 1 mile, not or; however, this is not
clear on your revised map, and | see some primary areas along public roads that are well over 7
miles from the nearest rural hub: in Osborn, for example, along Moose Hill on Route 179 and
along the Katahdin (Whaleback) esker south of Route 9. The southwest corner of Osborn is
barely 7 miles from Ellsworth’s remote northeast corner on the opposite side of Graham Lake.
To zone the entire township’s public roads as primary is a long reach from Osborn’s hub service
area, and encourages strip development in two very inappropriate (steep, wet, heavily
traveled} areas.

The problem is that your proposed new system is based on measuring from the boundary of
each designated rural hub, rather than using its established service center as a benchmark. In
most hubs, services are concentrated in one small corner of the town’s total acreage, which in
Elisworth covers a large area. Locating primary and secondary areas by distance from a hub’s
political boundaries, rather than by adjacency to existing service areas and current uses and
intensity, is large-scale leapfrogging that encourages commercial and residential sprawl, the
very thing you’re trying to avoid. This is alarmingly obvious between Sherman and Springfield.

Looking downeast at the coastal hub towns of Gouldsboro, Milbridge, and Jonesport: If you
measured from these town$’ actual downtown/service areas, instead of their political
boundaries, it would rule out several other primary development areas on your map that don’t

. make geographic or practical sense, such as around Tunk Lake in T7 and T10, between Schoodic
Lake and the Great Heath in T18, and in Centerville’s swampy southwest corner. '

Please use adjacency, not peripheral distance, and use DOT and other maps to define and
measure from established downtown/service areas; otherwise, use the township’s geographic
center as a benchmark, or reduce the distance from 7 to 5 miles from hubs.

Also you are still measuring not by public road, but as the crow flies, assuming roads will be
built to primary and secondary areas. This, plus allowing large-lot subdivisions, previously
banned by the legislature, will lead to large-scale fragmentation of Maine’s natural landscape.

Meanwhile,' do you realize what your new plan will do to the hub and neighboring towns? It
expects them to extend emergency and fire response and other support while siphoning from
their tax base, businesses, and civic lifeblood. It would kill the neighboring communities.

The proposal relies on Maine’s lake management classification system, based on density. On
smaller ponds the class 5 designation is quickly reached with just a few seasonal camps on
grandfathered lots. Many class 5 ponds are already at carrying capacity, with minimal public




access, all desirable shorefront built out, and what’s left undevelopable or marginal. The new
plan would allow new subdivisions around class 5 ponds. While it calls for flex and cluster
design to protect water quality and wildlife habitat, 'm concerned it will tip the balance, taking
away the semi-remote character of some class 5 and nearby class 4 lakes and ponds with
development of larger seasonal and year-round homes.

| appreciate the complexity of your work amid shifting land ownership and economics, and
understand why you want a more comprehensive screening system to help streamline planning
and permitting. What troubles me Is not what | read in your plan, which for the most part
seems carefully written and thought out. | am worried about loopholes and unforeseen or
unintended conseguences, especially in the new district allowing natural resource-based
commercial and industrial development {(shown in the map’s white areas).

Recreational rentals and food trucks sound benign, but commercializing the North Woods is not
what real outdoorspeople want and competes with Maine’s heritage sporting camps.
Processing of renewable materials, such as wood products, is traditional, environmentally
sustainable, and helps local economies. Extraction of non-renewable resources like gravel,
water, metallic minerals, and {God forbid) fossil fuels is definitely not sustainable, and could
permanently damage entire watersheds and landscapes we treasure for recreation and wildlife
habitat. Extractive industries threaten to spoil not just our landscape but Maine’s brand and
tourist economy with the money going elsewhere. We like to assume current landowners will
remain good stewards like their predecessors, but we have no way of knowing what investors
or multinational corporations will acquire and manage these lands in the future, or what global
economics, trade deals, and shortages will demand of Maine’s natural resources. If you must go
forward with the proposal and this new natural-resource-dependent district, please make these
zoning rules as strict as possible; use utmost care in scrutinizing proposed development in these
areas; and if there’s any doubt, just say no. Maine’s natural resources are essential to our way
of life; we count on you and future commissions to protect them from commercial extraction.

This raises the question of staffing, environmental review, and enforcement. Adding all these
new zones and new types of adjacency adds layers of complexity to what has been a simple,
straightforward adjacency principle. How would development under the new system be
administered, documented, monitored, and enforced?

The current adjacency policy has served well for a long time to assure slow, sensible
development and prevent fragmentation of Maine’s undeveloped wild places and working
forests. | support keeping it. Your new proposal, however well intended, is complex, based on
criteria that seem to be at odds with each other and regional landscapes, open to
interpretation and difficult to understand. Most people have no idea how to interpret your map
or how much commercial, residential, and industrial development could happen in the white
areas, Please postpone your vote until you have worked out benchmark criteria based on
adjacency, not peripheral distances, and carefully examined the proposed new system for any
implications, conflicts, loopholes, or vulnerabilities you may not have thought of.
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Jane Crosen Washblurn, Penobscot
326-4850, jcrosenmaps@gmail.com
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